PLANNING COMMISSION
AGENDA REPORT

MEETING DATE: JANUARY 12, 2004 ITEM NUMBER:

SUBJECT: A DRAFT ORDINANCE REPLACING AND EXPANDING THE ZONING CODE
REGARDING MOBILEHOME PARK CONVERSIONS
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DESCRIPTION

A draft ordinance amending the City’s Zoning Code provisions regarding mobilehome
park conversions. This ordinance replaces and expands the City’s procedures for
mobile home park conversions.

RECOMMENDATION

Recommend to City Council that first reading be given to the drait ordinance.
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Do/ Ll

PERRY ALANTINE
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APPL. MHP ORDINANCE

BACKGROUND/ANALYSIS

On QOctober 13, 2003, the Planning Commission continued the draft Mobilehome Park
Conversion ordinance for 30 days in order to accomplish the following:

1. Allow staff to draft an additional interim ordinance that would expand the Zoning
Code’s (Title 13) definition of “mobilehome park conversion” to include the closure
of mobilehome parks, and to add additional definitions regarding mobilehome,
mobilehome lot, and mobilehome park. This ordinance would be retroactively
applied to the current mobilehome park conversion applications, specifically, the
conversion of El Nido and Snug Harbor Village.

2. Clarify the draft replacement ordinance amending the City's procedures for
mobilehome park conversions regarding the definition of “resident”, “tenant”, and
“homeowner”, and to remove the retroactive provision of the ordinance.

On November 10, 2003, the Planning Commission continued the draft Mobilehome
Park Conversion ordinances for two weeks in order to allow the City Attorney’s office
sufficient time to respond to correspondence from attorney Jeffrey A. Goldfarb, Rutan &
Tucker, who represents the property owner of El Nido and Snug Harbor Village
mobilehome parks. The letter brought up several issues relating to state law
preemption, and the Planning Commission wanted to have the benefit of the City
Attorney’s response to the preemption issues prior to taking any action.

On November 17, 2003, the City Council directed the Planning Commission not to
consider any type of interim ordinance or other provision that wouid apply new
mobilehome park conversion regulations to any pending mobilehome park conversion
applications.

On November 24, 2004, the Planning Commission continued this replacement
ordinance until January 12, 2004 and directed staff to 1) complete the revised draft
replacement ordinance and 2) make it available to the public, as soon as feasible. On
December 4, 2003, staff mailed copies of the revised draft replacement ordinance to
persons who have spoken to the Planning Commission and/or requested to be put on
the distribution list. The draft ordinance was also posted on the City's web page
(www.ci.costa-mesa.ca.us) under the Development Services Department/Planning
Division heading. Copies were also made available at the City’s two libraries and at the
City’s Planning Division counter.

ANALYSIS

The major changes to the draft ordinance are summarized below:
Definitions (Section 13-200.80):

1. Clarified and added definitions regarding homeowner, non-resident homeowner,
and tenant to clearly define the types of residents who may be living in a
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APPL. MHP ORDINANCE

mobilehome park. As discussed in previous staff reports, this replacement
ordinance does not include any relocation mitigation measures for tenants
(renters) who reside in a mobilehome they do not own.

2. Defined mobilehome to include a recreational vehicle when such vehicle is used
as the occupant's primary place of residence as established by nine months'
continuous residency. Staff believes that this is important, given that there are a
number of mobilehome parks in the City in which recreational vehicles are used
as primary residences.

3. Simplified the definition of “closure of a park” to staie, in part, that a park closure
is occurring when the park owner has acted and/or has failed to act in a manner
which would cause a reasonable person to conclude that the park is closing.
This change eliminates the 75% owner-occupied threshold trigger and appraisal
requirements that were opposed by park owners.

Mobilehome Park Relocation Impact Report Content Requirements (Section 13-
200.85):

1. Added a requirement that if lots in a comparable park are not available within a
30-mile radius that the following information be included:

a. Information on the location and rental rates of available lots in a
comparable park within a 50-mile radius;

b. Information on the rental rates and moving cosis involved in moving to a
condominium, apartment, or other rental unit within a 30-mile radius.

Staff is recommending that homeowners and non-resident homeowners be
relocated within a 30-mile radius from the park. However, iIf there are no lots
available, then information is required regarding: a) comparable parks within a
50-mile radius and b) rental housing opportunities within the 30-mile radius.

2. The on-site value is required to be determined only for those mobilehomes that
cannot be relocated within the 30-mile radius. On-site fair market value is to
consider the following factors:

a. All associated improvements that cannot be relocated to a comparable
park;
b. The mobilehome in its current location assuming the continuation of the

park in a safe, sanitary, and well-maintained condition;

c. On-site sales of comparable mobilehomes in comparable parks in the City
of Costa Mesa or immediately adjoining cities; and

d. The existing lease or rental agreement.

Attachment 2 includes a comparative market analysis that was prepared for a
homeowner in Snug Harbor Village. This analysis was referenced in the GSMOL
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proposal submitted to the Planning Commission on November 24, 2003; Chair
Garlich requested a copy of it. It also serves as an example of the information
requested in subparagraph c.

It is important to note that on-site value does differ from off-site value or insured
value, which represent the replacement value of a mobilehome without
consideration given to its location.

These changes represent a more specific list of information that the park owners,
homeowners, and non-resident homeowners can take into consideration for
determining where a mobilehome can be relocated and factors that the appraiser must
consider when establishing on-site value.

Planning Commission Action and Findings on Relocation Impact Report (Section
13-200.87):

Staff has revised this section extensively in an effort to be more specific as {0 which
relocation mitigation measures are applicable to homeowners and non-resident
homeowners. Whether or not the mobilehome is fo be relocated is also a factor in
determining which relocation mitigation measures are applicable.

Staff believes that it is important to distinguish between homeowners and non-resident
homeowners in respect to relocation benefits. Homeowners reside within the parks and
their mobilehome is their primary place of residence. Non-resident homeowners use
their mobilehomes as income property and have a tenant residing in the unit. {The
tenant is not eligible for relocation assistance). Therefore, some relocation mitigations
have not been applied to this situation. Table 13-200.87 in the attached draft ordinance
delineates the various mitigation measures and the situation to which they are
applicable.

The basic premises underlying these mitigation measures are:
1. It is the park owner's responsibility 1o secure a replacement lot in a comparable
park within a 30-mile radius and to relocate each mobilehome to its new location;

2. If a mobilehome can be relocated within the 30-mile radius, buf the homeowner
or non-resident homeowner wants to relocate beyond the 30-mile radius, it is the
homeowner's or non-resident homeowners responsibility to secure a
replacement lot in the desired park and pay the incremental moving costs
beyond the 30-mile radius.

3. if a mobilehome cannot be relocated within the 30-mile radius, then it is the park
owner's responsibility to secure a replacement lot in a comparable park within a
50-mile radius and to relocate the mobilehome; but, only, if the homeowner or
non-resident homeowner wants to be relocated beyond the 30-mile radius.
Similarly, if the homeowner or non-resident homeowner wants to relocate
beyond the 50-mile radius, it is the homeowner's or non-resident homeowner's
responsibility to secure a replacement lot in the desired park and pay the
incremental moving costs beyond the 50-mile radius.
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4, The park owner is only required to pay a homeowner or non-resident homeowner
the on-site fair market value of a mobilehome when it cannot be relocated,
pursuant to numbers 1 through 3 above.

This change eliminates the “laundry list” of mitigation measures provided in the
first draft ordinance, which was confusing to both park owners and homeowners.

LEGAL REVIEW

The City Attorney's office has reviewed the draft ordinance and approved as to its
contents and form.

ALTERNATIVES

The Planning Commission may recommend to City Council specific changes to the
draft ordinance, or the Planning Commission may recommend to Council retention of
the City’'s existing mobilehome park conversion procedures.

Additionally, a question was asked at the last meeting regarding establishing a dollar
cap on the park owner’s financial obligation. As an example, Huntington Beach
establishes a maximum of $750.00 that a park owner is required to pay for the
alternative housing first year rent differential, but there is not a financial cap for the
other relocation measures. It should be noted that Huntington Beach also establishes
a minimum $4,500.00 compensation for the mobilehome owner for a mobilehome
that cannot be relocated. None of the ordinances that staff has reviewed established
a maximum financial obligation for the park owner.

Staff does not recommend that a fixed dollar amount be codified, given that doliar
values are not constant. Additionally, there are numerous variables that are unique to
each homeowner’s situation that cannot possibly be determined until such time the
relocation is proposed. For instance, is the mobilehome a single- or double-wide?
What types of additional improvements need to be disconnected, moved, and set up
again? What is the distance of the move, etc.?

In respect to Relocation Mitigation #8 in Table 13-200.87, the park owner must pay
a rent differential for the first year. If the mobilehome is being located to a
comparable park, staff believes that the rent differential for the new lot will be
minimal. However, if the mobilehome cannot be relocated, and the homeowner
relocates to an apartment, the rent differential will most likely be higher. For
instance, assuming the current lot rent in the mobilehome park is $500.00 and the
unit is a 1 bedroom, the comparable U.S5. Department of Housing and Urban
Development’s 2004 Fair Market Rents for Orange County for a 1-bedroom unit is
$987.00. Therefore, the monthly rent differential is $487.00, which equals
$5,844.00 for a year. Attachment 3 contains the 2004 Crange County Fair Market
Rents information.
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ENVIRONMENTAL DETERMINATION

These potential code amendments have been reviewed for compliance with the
California Environmental Quality Act {CEQA)}, the CEQA Guidelines, and the City’s
environmental procedures, and have been found to be exempt.

CONCLUSION

The draft ordinance replaces and expands the City’s current procedures for
mobilehome park conversions. In revising the draft ordinance, staff has taken into
consideration various public and Commission comments given at previous hearings.
Furthermore, staff has provided further detail regarding the relocation mitigation
measures and to which situation they are applicable, keeping in mind the State’s
requirement that the park owner’s responsibility shall not exceed the reasonable costs
of relocation. Staff believes that the draft ordinance is consistent with State
Government Code Section 65883.7, and, therefore, recommends that the Planning
Commission forward this draft ordinance to Council for first reading.

Attachments 1: Draft replacement ordinance
2: Comparative Market Analysis
3 2004 Orange County Fair Market Rents

cc:  Deputy City Manager - Dev. Sves. Director
Sr. Deputy City Attorney
City Engineer
Fire Protection Analyst
Staff {4)
File (2)

Distribution List

Title; 011204MHPOrdinance Date: 12/23/03 Time: 11 a,n,
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ORDINANCE NO. 04-_

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY
OF COSTA MESA, CALIFORNIA, ADDING A NEW
ARTICLE 17 TO TITLE 13 OF THE COSTA MESA
MUNICIPAL CODE REGARDING MOBILEHOME PARK
CONVERSIONS AND AMENDING OTHER AFFECTED
PROVISIONS OF TITLE 13.

WHEREAS, the City Council of the City of Costa Mesa finds and
determines that it is the policy of State law, as set forth in Government Code
Section 65863.7 and 66427.4 and Civil Code Section 798.56 that certain
requirements and procedures must occur prior to the conversion, closure, or
cessation of use of mobilehome and recreational vehicles parks (“park{s)”} to
mitigate the adverse effects of the change of use upon the homeowners in a park
who would be displaced by such change; and

WHEREAS, the City Council of the City of Costa Mesa finds and
determines that unless mitigation measures are undertaken, the conversion,
closure, or cessation of use of parks would have a substantial adverse effect upon
park homeowners in terms of cost of relocation, scarcity of similar comparable
housing within a reasonable proximity to the city, and the significantly higher costs
of other types of housing in the immediate area if park homeowners cannot
relocate to other parks. Resident-owned mobilehemes and recreational vehicles
often cannot be easily relocated due to numerous factors, including the age of the
units, the cost of moving and relocation and the scarcity of vacant lots in the
immediate vicinity. When a mobilehome or recreational vehicle in an existing park
is sold, it is generally sold in place; it is not often moved from its location once it
has been placed in a park. Mobilehome and recreational vehicle owners have often
invested substantial sums in the acquisition, installation, and maintenance of their
homes. For most homeowners, these units represent the homeowner’s sole or
principal financial asset. One direct resuit of a change of use of a park, unless
mitigated, can be the destruction of the value of the mobilehome or recreational
vehicle and a difficulty of the homeowner to find adequate replacement housing.
Relocating homeowners to an area in excess of thirty miles from their existing
home often creates special hardships, particularly for elderly homeowners, who
need to be in proximity to their family, caregivers, medical care providers and social
service support networks. A move in excess of thirty miles may seriously disrupt
these support resources, may jeopardize the jobs of those homeowners currently

employed and may not constitute adequate replacement housing for such
homeowners; and

WHEREAS, it is the intent and purpose of the City Council in adopting
this ordinance to establish reasonable rules and regulations in accordance with the
authority granted by state law to mitigate the adverse effects of relocation upon

36)



Revised 12-04-03

park homeowners who are confronted with a proposed change of use for their park
or portions of the park; and

WHEREAS, it is the further intent and purpose of the City Council in
adopting this ordinance to provide for uniform procedures and standards for
reasonable relocation mitigation measures and assistance in the case of a
conversion, closure or cessation of use of a park so as to implement state law and
so that the homeowners and the park owners understand their rights and
responsibilities in such situations.

NOW THEREFORE, THE CITY COUNCIL OF THE CITY OF COSTA
MESA DOES HEREBY ORDAIN AS FOLLOWS:

Section 1. Section 13-6 of Article 2, Chapter | of Title 13 of the Costa Mesa
Municipal Code is hereby amended as follows:

“Manufactured housing. Detached housing that is built to the National
Manufactured Housing Construction and Safety Standards Act of 1974.
ineludina—structure nownR—as—manufactured _homes—and-mobile-homes. For
the purpose of this zoning code, a factory-built single-family structure that is
manufactured under the authority of 42 U.S.C. Section 5401, the National
Manufactured Home Construction and Safety Standards Act, transportable in
one {1) or more sections, built on a permanent chassis and used as a place
of human habitation, shall be considered a single-family home and shall be
reviewed under the same standards as a site-built structure.”

Section 2. The definitions for “mobilehome” and “mobilehome park” contained in
Section 13-6 of Article 2, Chapter | of Title 13 of the Costa Mesa Municipal Code
are hereby deleted.

Section 3. Section 13-28(k) of Chapter lll of Title 13 of the Costa Mesa
Municipal Code is hereby amended to read as follows:

“{k) MeobileHeme Park conversion. Any conversion of an existing park as
that term is defined in Section 13-200.80, to any other use permitted or
conditionally permitted in the applicable zoning district. For purposes of this
title, “conversion” means any full or partial conversion, change of use of a
mobilehome park to any other use, including a change to vacant land,
closure, or cessation of use as those terms are more particularly defined in
Section 13-200.80.”
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Section 4. The following row of Table 13-29(c) of Chapter lll of Title 13 of the
Costa Mesa Municipal Code is hereby amended to read as follows:

Commission

Conversion
Residential Common Interest
Development Conversion
Specific Plan Conformity
Review
Tentative Parcel Map
Tentative Tract Map
Variance

Section 5. Section 13-29(g){7) of Chapter lil of Title 13 of the Costa Mesa
Municipal Code is hereby amended to read as follows:

“{7) Mobile- Home Park conversicn findings:

a. The proposed conversion is consistent with ail applicable
requirements of the State Government and Civil Codes.

b. The proposed conversion project is consistent with the General
Plan, any applicable specific plan, and this Zeaing-Gede CHAPTER IX,
ARTICLE 17. PARK CONVERSIONS.

C. All reports and notices required by law have been properly
prepared and served.”

Section 6. Article 17 is hereby added to Chapter IX of Title 13 of the Costa Mesa
Municipal Code 1o read as follows:

“ARTICLE 17. PARK CONVERSIONS

Sec. 13- 200.80 DEFINITIONS.

For the purposes of this article, the following definitions shall apply unless the
context clearly indicates or requires a different meaning.

(1) “Applicant” means the person(s), firm(s), entity{ies} or corporation(s)
applying for any application for the purpose of converting, changing to
another use, closing, or ceasing to use land as a park.
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(6)

(7)

(8)

Revised 12-04-03

“Approved Report” means a Mobilehome Park Relocation Impact Report that
meets all of the requirements of this article and has been approved by the
Planning Commission.

“Cessation of use of land as a park” means a decision by the owner(s} of a
park to discontinue the use of property as a park which decision is not an
adjudication of bankruptcy.

“Closure of a park” will be found te occur when the Planning Commission, in
its absolute discretion and upon a finding of good cause, determines that the
park owner has acted and/or has failed to act in a manner which would
cause a reasonable person to conclude that the park owner intends to
eliminate or reduce lots available for rent or lease to the general public. Such
acts or omissions include, but are not limited to, the withholding of available
lots under the control of the park owner, and statements by authorized
agents and representatives of the park owner to prospective buyers of the
park that the park is being closed by the park owner.

“Comparable housing” means housing which is comparable in floor area and
number of bedrooms, bathrooms, and other rooms to the mobilehome to
which comparison is being made, which housing meets the minimum
standards of the Uniform Housing Code.

“Comparable park” means any other park substantially equal to the park
being converted in terms of park amenities, rent, and proximity to services.

“Conversion of a park.” The term “change of use” is synonymous with
“conversion” and is defined as any change which results in elimination of
any lot, including but not limited to the removal of a lot for lease or rent to a
homeowner. However, the following shall not constitute a conversion of a
park:

a. During any one-year period subsequent to the adoption of this article,
no more than one vacant lot may be converted to other uses, provided
all necessary governmental approvals, including an amendment to any
conditional use permit or zoning is obtained from the city. However,
upon application by a park owner, the Planning Cormnmission may, in
its absolute discretion and upon a finding of good cause, determine
that a conversion of a park is not occurring notwithstanding that more
than one vacant lot is converted to other uses.

b. A change in ownership to a limited equity cooperative, nonprofit
corporation or condominium, provided more than fifty percent of the
homeowners participated in the purchase of the park and all other
homeowners residing in park are offered lifetime leases.

“Director” means the Development Services Director of the City of Costa
Mesa.
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“Homeowner” means the owner(s) of a mobilechome who uses the
mobilehome as his/her primary place of residence.

“Mabilehome” means a “mobilehome” as that term is defined in California
Civil Code Section 798.3 and a “recreational vehicle” as that term is defined
in the California Civil Code Section 799.29 and which vehicle is used as the
occupant’s primary place of residence as established by nine (9) months'
continuous residency.

“Mobilehome lot” means any area or tract of land, or portion thereof,
occupied or held out for occupancy by a mobilehome that is not owned by
the park owner.

“Mobilehome Park Relocation Impact Report,” The termm “mobilehome
relocation impact report” is synonymous with the term “impact report” or
“report” and means a report required by California Government Code
Sections 65863.7 and 66427.4 and containing the information set forth in
Section 13-200.85.

“Non-resident homeowner” means an owner of a mobilehome who leases or
rents his or her mobilehome within a park to a tenant and who is not the
park owner.

“Park” or “mobilehome park” means a “mobilehome park” as that term is
defined in California Civil Code Section 798.4, and any other park where two
or more mobilehome lots are rented or leased or held out for rent or lease to
accommodate mobilehomes that are not owned by the park owner.

“Park owner” means the person(s}, firm(s}, entitylies) or corporation{s) who
holds legal title to the park.

“Tenant” means a person who occupies a mobilehome, which is rented or
leased from the park owner or a non-resident homeowner.

13-200.81 APPLICABILITY.

The reguilations of this article shall apply to all existing parks located in the City of
Costa Mesa at such time the property owner proposes to convert the park to any
other land use. This article shall also apply to any future park that may be
established in the City.
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Sec. 13-200.82 MOBILEHOME PARK RELOCATION IMPACT REPORT REQUIRED.

The Planning Commission shall not take action on any mobilehome park conversion
application unless the applicant has filed with such application, an approved impact
report.

An approved report shall be filed by the applicant prior to the applicant giving
written notice of the conversion of a park or any portion thereof as required by
Section 798.566 of the California Civil Code.

If the applicant files a tentative tract or parcel map for a subdivision to be created
upon the conversion of a park before written notice under Section 798.56 of the
California Civil Code is required, then an approved report shall be filed concurrently
with the filing of the map.

Sec. 13-200.83 REQUEST FOR RELOCATION IMPACT REPORT PREPARATION
AND NOTICE TO HOMEOWNERS.

The applicant shall submit a written request to the Director for preparation of a
report. Within 60 days of receipt of the request, the City will select a consultant
to prepare the report and shall notify the applicant in writing of the estimated cost
of the report preparation. At such time, the applicant shall deposit the estimated
contract amount plus 10% to cover administrative costs. The City will then
contract with the consultant for the report preparation. Concurrent with the
submission of the written request to prepare the report, the applicant shall also
submit the name and addresses of all current homeowners within the park,
including any non-resident homeowners, and the names and addresses of all
current tenants within the park as of the date of the application. Within seven
days of approval of the consultant contract, the applicant shall provide written
notice to all current homeowners, non-resident homeowners, and tenants regarding
the preparation of the report and shall provide the Director with proof of service of
such notice.

Sec. 13-200.84 NOTICE TO NEW HOMEOWNERS AND TENANTS.

When a request for preparation of a report has been filed with the Director, the
applicant, or his designee shall advise in writing, to each prospective new
homeowner, non-resident homeowner, or tenant who proposes to occupy a
mohilehome within such park prior to the execution of a rental or lease agreement
or commencement of such occupancy whichever occurs first, that such request
has been filed.
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Sec. 13-200.85 MOBILEHOME PARK RELOCATION IMPACT REPORT CONTENT

REQUIREMENTS.

A relocation impact report shall contain, but-need not be limited to the following
information:

(1)

(2)
(3)
(4)

(5)

{6)

(7}

(8)

(9)

A description of the proposed new use and all discretionary approvals
necessary for such use, if any.

A timetable for conversion, closure or cessation of use of the land as a park.
A legal description of the park property.

The number of lots in the park, length of occupancy by the current occupant
of each lot, and current lease or rental rate for each lot.

The age and date of manufacture of each mobilehome within the park,
including the type of mobilehome, width, size, and number identifying the lot
being occupied.

The total number of homeowners, non-resident homeowner, and tenants,
broken down by lot number and identified as: owner or renter occupancy,
ownership of the mobilehome, principal- or second-home occupancy,
residents under sixteen {16) years of age, residents sixty-two {62} years of
age or over, and the number of residents who are handicapped and/or
disabled, including the chronically ill.

The name and mailing address of each homeowner (including each non-
resident homeowner) and tenant within the park.

A list of known available lots in a comparable park within a thirty {30}-mile
radius, including any written commitments from park owners willing to
accept displaced maobilehomes, a description of each park, including the
number of lots, number of vacancies, lease rates and terms, policies and
restrictions on the type of mobilehomes and residents accepted, amenities
offered and proximity io services (bus stops, grocery stores, hospitals, etc.).

If lots in a comparable park are not available within a thirty {30)-mile radius
the relocation impact report shall also include:

a. Information on the location and rental rates of available lots in a
comparable park within a fifty (50}-mile radius from the park;

b. Information on the rental rates and moving costs involved in moving to
a condominium, apartment or other rental unit within a thirty (30)-mile
radius.

A determination of the total number of mobilehomes in the park that are
eligible to be relocated to a comparable park within a thirty (30)-mile radius,
and a determination of the total number of mobilehomes in the park that are
not eligible to be relocated to a comparable park within a thirty (30)-mile
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radius. If it is determined that a mobilehome cannot be relocated, the report
shall indicated the reason for this determination.

Estimates from at least two (2) moving companies as to the minimum and
per mile cost of moving mobilehomes of various sizes. Moving costs shall
include tear down and setup of mobilehomes, moving of all personal
property, and moving and setup of improvements such as porches, skirting,
carports, patios, and other moveable amenities installed by the homeowners.
The moving companies used by the applicant shall he approved by the
Director prior to inclusion in the report.

The appraised on-site value and off-site value of each mobilehome that
cannot be relocated to a comparable park within a thirty (30}-mile radius. In
determining on-site fair market value, the appraiser shall consider:

a. All associated improvements that cannot be relocated to a comparable
park;
b. The mobilehome in its current location assuming the continuation of

the park in a safe, sanitary, and well-maintained condition;

C. On-site sales of comparable mobilehomes in comparable parks in the
City of Costa Mesa or immediately adjoining cities; and

d. The existing lease or rental agreement.

The appraiser shall specify the basis for the determination of the
mobilehome’s value. The Director shall select the appraiser, and the
applicant shall be solely responsible for payment of all costs and expenses
associated with such appraisal.

A timetable for the physical relocation of the mobilehomes and payment of
relocation assistance, if any.

Proposed measures to mitigate the adverse impacts of the conversion upon
the park homeowners.

Information whether homeowners have been offered the option of a long-
term lease of the land and purchase of the improvements if the park is to be
sold.

Any other information that the Director determines necessary to implement
the provisions of this article.

Sec. 13-200.86 NOTICE, DISTRIBUTION, AND PUBLIC HEARING ON RELOCATION

IMPACT REPORT.

When the Director deems the report complete, the Director shall set a time, date,
and place for review of the report by the Planning Commission not later than forty-
five (45) days after the date the report is deemed complete. The applicant shall
mail a copy of the report to all homeowners and non-resident homeowners of the
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park and shall give notice by certified mail or personal delivery to the homeowners
and non-resident horneowners in the park of the date, time and place of the hearing
at least thirty (30) days prior thereto. The report sent to each homeowner and non-
resident homeowner shall include the individual appraisal of that homeowner's
mobilehome, if it is determined that it cannot be relocated to a comparable park
within a thirty (30)-mile radius. The notice shall also contain a general explanation
of the matters to be considered by the Planning Commission.

At the public hearings, all interested parties will be allowed to present evidence to
the Planning Commission on any aspect of the application. The evidence may
include, but is not limited to, justification for the payment of relocation costs,
including the fair market value of any mobilehome, evidence why a mobilehome
cannot be relocated to a comparable park, and similar information. The applicant
shall provide proof of service of distribution of the report. Such proof shall be filed
with the Director at least three (3) days prior to the hearing and shall be signed
under penalty of perjury.

Sec. 13-200.87 PLANNING COMMISSION ACTION AND FINDINGS ON
RELOCATION IMPACT REPORT.

Upon review of the report and consideration of the written and oral evidence
received at the hearing, the Planning Commission shall render its decision on the
report within forty-five (45} days of the date first set for hearing. The Planning
Commission shall approve the report if it is able to make an affirmative finding that
reasonable measures have been provided to mitigate the adverse impact of the
conversion on the ability of the park homeowners who will be displaced to find
alternative housing. If the Planning Commission does not make this finding and is
unable to impose reasonable measures to mitigate the adverse impact, the Planning
Commission may reject the relocation impact report. No other permit or approval
shall be granted in furtherance of the proposed conversion and no change of use
shall occur until and unless a report has been approved.

in approving a report, the Planning Commission may impose reasonable measures
to mitigate adverse impacts created by the conversion. The total costs of the
mitigation measures required shall be subject to and shall not exceed the limftation
established by Government Code Section 65863.7, which provides that the
mitigation measures shall not exceed the reasonable costs of relocation.
Reasonable costs of relocation shall, at a minimum, include those listed in Table
13-200.87, as appropriate
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Revised 12-23-03

Sec. 13-200.88 NOTICE OF TERMINATION OF TENANCY.

Pursuant to Civil Code Section 798.56(g}{1), the applicant shall not provide the
park homeowners and non-resident homeowners a written notice specifying a
minimum 6-month termination of tenancy until approval of the park conversion
application is final.

Sec. 13-200.89 POSTING OF SIGNS.

{a) The applicant shall not post any sign on or adjacent to a park that states the
park is closing, may be closing, or has been closed, or any sign concerning a
proposed new use of the park, until such time the Planning Commission has
approved the report and the decision becomes final.

{b) This section does not apply to any signs that may be posted by the City to
provide notice of public hearings.

Sec. 13-200.90 SUBSEQUENT MODIFICATION OF MITIGATION MEASURES

{a)}  After the relocation impact report has been approved, an applicant may file a
written application requesting a modification of the mitigation measures
imposed. Modification may be granted on the grounds that there has been a
change in circumstances or new information, which has just become
available or which could not reasonably have been known or considered at
the time of the hearings on the report. Examples of such new information or
changed circumstances include, but are not limited to, revised plans by the
applicant and a change in the availability of relocation lots. Modification shaii
not be granted when it would unreasonably prejudice the ability of the
homeowners to relocate to a comparable park.

(b) Any application for modification shall be subject to the notice and hearing
procedures set forth in Section 13-200.86 of this article. The decision and
any appeal in connection with a modification request shall be subject to the
same regulations as the initial approval.

Sec. 13-200.91 PERFORMANCE OF MITIGATION MEASURES

All mitigation measures imposed as part of the relocation impact report’s approval
shall be fully performed as to each homeowner and non-resident homeowner prior
to that homeowner's or non-resident homeowner’s required vacation of the park,
unless otherwise provided in the mitigation measures. No homeowner or non-
resident homeowner shall be required to vacate a lot unless the applicant is in full
compliance with all applicable mitigation measures, and has otherwise fulfilled the
notice requirements of the California Mobilehome Residency Law relating to
"Termination of Tenancy".
@



Revised 12-04-03

Sec. 13-200.92 EXPIRATION, EXTENSION AND REVOCATION OF AN APPROVED

RELOCATION IMPACT REPORT

{a)

{b}

{c}

Expiration. An approved report shall become automatically null and void if
the application for conversion of the park has not been approved within
twelve {12) months of the effective date of approval of the report unless
extended as provided in subsection {b).

Extension. The Director or the applicant may, on or before the date of
expiration of the approved report, file a request for an extension of the
approved report. The Planning Commission must find that the expiration of
the approved report would constitute a hardship on the applicant and that
the extension of the approved report would not be detrimental or have any
further adverse impact on the park homeowners and non-resident
homeowners. An application for an extension shall be subject to the hearing
and notice procedures set forth in Section 13-200.86. In approving an
extension, the Planning Commission may impose additional mitigation
measures, including but not limited to revised relocation costs deemed
necessary to mitigate any adverse impacts resulting from the extension.
Multiple extensions may be granted, but no one (1) extension shall be issued
for more than twelve {12) months.

Revocation. The Planning Commission may initiate proceedings to revoke an
approved report. The Planning Commission shall conduct a hearing with
notice given in the same manner set forth in Section 13-200.86, except that
notice to the applicant shall be by certified mail. After the hearing, the
Planning Commission may revoke the approved report if any of the following
findings are made:

(1)  Approval was obtained by fraud, deceit, or misrepresentation.

{2) The applicant is not or has not been in compliance with the mitigation
measures contained in the relocation impact report or with the
provisions of this article.

Unless appealed, the Planning Commission’s decision on any extension or
revocation shall be final. Upon revocation, the applicant shall not be entitled
to convert or change the use of the park until such time as a new report is
filed with the city and approved by the Planning Commission.

Sec. 13-200.93 TIME LIMITS.

Unless otherwise provided, the time limits set forth in this article may be extended
with the applicant’s consent and waiver of the applicable time limits in writing or
orally on the record during a public hearing.

@13




Revised 12-04-03

Section 7. Severability.

If any chapter, article, section, subsection, subdivision, sentence, clause, phrase,
or portion of this Ordinance, or the application thereof to any person, is for any
reason held to be invalid or unconstitutional by the decision of any court of
competent jurisdiction, such decision shall not affect the validity of the remaining
portion of this Ordinance or its application to other persons. The City Council
hereby declares that it would have adopted this Ordinance and each chapter,
article, section, subsection, subdivision, sentence, clause, phrase or portion
thereof, irrespective of the fact that any one or more subsections, subdivisions,
sentences, clauses, phrases, or portions of the application thereof to any person,
be declared invalid or unconstitutional. No portion of this Ordinance shall
supersede any local, State, or Federal law, regulation, or codes dealing with life
safety factors.

Section 8. Inconsistencies.

Any provision of the Costa Mesa Municipal Code or appendices thereto
inconsistent with the provisions of this Ordinance, to the extent of such
inconsistencies and no further, is hereby repealed or modified to that extent
necessary to affect the provisions of this Ordinance.



Revised 12-04-03

Section 9. Publication.

This Ordinance shall take effect and be in full force and effect thirty {30} days from
and after its passage and, before the expiration of fifteen (15) days after its
passage, shall be published once in the NEWPORT BEACH-COSTA MESA PILOT, a
newspaper of general circulation printed and published in the City of Costa Mesa,
or, in the alternative, the City Clerk may cause to be published a summary of this
Ordinance and a certified copy of the text of this Ordinance shail be posted in the
office of the City Clerk five (5} days prior to the date of adoption of this Ordinance,
and within fifteen {15) days after adoption, the City Clerk shall cause to be
published the aforementioned summary and shall post in the office of the City Clerk
a certified copy of this Ordinance together with the names of the members of the
City Council voting for and against the same.

PASSED AND ADOPTED this day of . 2004
Mayor
ATTEST: APPROVED AS TO FORM:
Deputy City Clerk of the Acting City Attorney

City of Costa Mesa



Revised 12-04-03

STATE OF CALIFORNIA }
COUNTY OF ORANGE ) ss
CITY OF COSTA MESA )

I, JULIE FOLCIK, Deputy City Clerk and ex-officio clerk of the City Council of
the City of Costa Mesa, hereby certify that the above and foregoing Ordinance No.
04-__ was introduced and considered section by section at a regular meeting of
said City Council held on the ____ day of , 2004, and thereafter passed
and adopted as a whole at a regular meeting of said City Council held on the
day of , 2004, by the following roll call vote:

AYES:
NOES:
ABSENT:

IN WITNESS WHEREOF, | have hereunto set my hand and affixed the Seal of
the City of Costa Mesa this day of , 2004,

Deputy City Clerk and ex-officio
Clerk of the City Council of the
City of Costa Mesa



ATTACHMENT 2
Comparative Market Analysis



CMA Report

The accuracy of alf

Comparative Market Analysis
for

Brenda McGee

Page 1 of 5

SUBJECT

PROPERTY

1626 Newport Bl #20
Costa Mesa, Ca 92627

Suggested Price: $35,000

Prepared By:

Nora Mock
Homes & Land Real Estate
20459 Yorba Linda Blvd.
Yorba Linda, CA 92886
714-777-5112
Pager. 000-0000
NOSUJO@AOL.COM
1112412003

information regardiess of source, including but not fimited to square footages and iot sizes. is deemed reliable but is not
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should be independertly verified through personal inspection by andior with the appropriate professionals.
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CMA Report Page 2 of 5

SUBJECT e Phet
PROPERTY SR
Address 1626 Newport Bl #20 1684 Whittier 30 327 WWilson 4 327 W Wilson
City Costa Mesa, Ca 92627 Costa Mesa Costa Mesa Costa Mesa
MLS# P365766 P365308 P361025
Status A A A
Price $/Sqft| $35,000 $49F $47.000 $47| $57,000 $32,000
Sold Price $/Sqft
Sale Date
DOM 39 42 a3
$ Adjustments $ Adjustments $ Adjustir
Year Built 1981 1965 1985
Space Rent 585.00 452 575 575
Land Fee Lease Lease Lease Lease Lease
Park Name Snug Harbor Org Cst Mh... Costa Mesa... Costa Mesa...
Park Type Family Fam Fam Fam
Bedrooms 2 2 2 2
Baths 2 1.50 2.00 1.00
Length 38 48 36 24
Width 20 20 24 48
Sqft 720 1000 900
Lot Size
Make K&B Prestige
Madel Canyon Crest Prestige
TGNO 88894 889a2 827d2
City Costa Mesa Costa Mesa Costa Mesa Costa Mesa
Tract Name
Pending Date
Original List Price 47000 57000 32000
Other Adjustments
Total Adjustments:
Adjusted Price: $35,000 $47,000 $57,000 $3:

The accuracy of all information regardiess of source, inchuding but not limited fo square footages and iol sizes. is deemed refiable but is nof guarantes
should be indepsndently verified through personal inspection by and/or with the appropriate professionais.

http:f/wwwS.xmlsweb.socalmls.conﬂcma_report!cmaasp?id=26398&n=50 12/8/2003
.g



~* CMA Report Page 3 of 5

PRopeRty | Fo-Plgge | We Phate
Address 1626 Newport Bl #20 327 W Wilson 9 327 W Wilson 17
City Costa Mesa, Ca 92627 Costa Mesa Costa Mesa
MLS# P352050 P329531
Status S 8
Price $/Sqft] $35,000 $49| $35,000 $29,900
Sold Price $/Sqft $35,000 $27,500
Sale Date TH5I2003 314/2003
DOM 5 37
$ Adjustments $ Adjustments
Year Built 1881
Space Rent 585.00 550 575
Land Fee Lease Lease
Park Name Snug Harbhor Costa Mesa... Costa Mesa...
Park Type Family Fam Fam
Bedrooms 2 2 2
Baths 2 2.00 1.00
Length 36 32 32
Width 20 24 24
Sqft 720
Lot Size
Make K&B
Model Canyon Crest
TGNO 555a1 889a2
City Costa Mesa Costa Mesa Costa Mesa
Tract Name
Pending Date 2003-07-14... 2003-0305...
Original List Price 35000 29900
Other Adjustments
Total Adjustments: !
Adjusted Price: $35,000 $35,000 $27,500

The accuracy of ail information regardfess of source, inciuding but not limited to square foatages and lot sizes, is desmed reliable but is nol guarantee
should be ndepandently verifiad through personal inspean -.‘ by andfor with the appropriate profassionais.

http:ffwwws.mlsweb.socalmls.conﬂcma_reporﬂcmaasp?i =26398&n=50 12/8/2003




Page 4 of 5

CMA Report
Summary of Comparables
Active
MLS# P VT Address City Ar TGNO Bed  Bath  SQFT LP
COSTA
MESA, COSTA
1626 NEWPORT BL #20 CA MESA 2 2 720 $35,0
92627
P365766 Y 1684  Whittier 30 CM C2 88BBG4 2 1.50 1000 $41.0
P365308 Y 327 W Wilson 4 CM C2 BB9A2 2 200 $57.0
P36i025 N 327 W Wilson 95 CM c4 892702 2 1.00 200 $32,0
Sold
MLS# P VT Address City Ar TGNO Bed  Bath SQFT LP
P352050 N 327 W Wilson 9 CcM C2 555A1 2 2.00 $35,0
P320531 N 327 W Wilson 17 CM C4 889A2 2 1.00 $21.5
COSTA
MESA, COSTA 2 2 720 $35,0

1626 NEWPORT BL #20 CA  MESA

92627

shauld be ndepandently verified through persona

The accuracy of afl information regardiess of source, including but not imited to square footages and Jof sizes, is deemed refiable but is not guarantet

{ inspection by and/or with the appropriate professionals.



ATTACHMENT 3
2004 Orange County Fair Market Rents




U.S. Department of Housing and Urban Development
2004 Fair Market Rents for the Section 8 Housing Assistance Payments

Program
Studio 1 bedroom 2 bedrooms | 3 bedrooms | 4 bedrooms
$903 $987 $1,220 $1,698 $1,889




